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ROGRAM  OVERVIEW 


1.      THE    PARCEL   TO    PARCEL    LINKAGE    PROGRAM 


The  concept  of  the  parcel   to  parcel    linkage  program   is  to   pair  publicly-owned 
development   sites  to   leverage  community   benefits.      This   policy   is   a   way   to 
use  the  value  of  city-owned    land   to  create   housing,    jobs,    open   space,    social 
services,    and   new  opportunities   for   residents  of   Boston. 

In   essence,    parcel   to  parcel    linkage   is   a    land   disposition   policy  that  makes 
the  critical   connection   between   economic  growth  and   community  needs  and 
values,      its  goal   is  to  harness  downtown   Boston's  economic  vitality  to  growth 
opportunities   in    Boston's   neighborhoods.      Parcel   to   parcel    linkage  works   this 
way.      The   City  of   Boston   has   several    valuable   parcels  of  land   downtown,    in 
the  heart  of  areas   undergoing   substantial   development.      In   addition,    the  city 
owns  a   number  of  parcels   in    Boston's   neighborhoods.      Under  the   parcel    to 
parcel    linkage  program,    the  city   links   the  disposition   of  publicly-owned 
downtown   parcels   with   publicly-owned   parcels    in   the   neighborhoods. 

Boston's  first  parcel   to   parcel    linkage  project   involves   Parcel    18   in    Roxbury 
and   the   Kingston-Bedford/Essex   site  downtown.      The  combined   $400  million 
project  will   bring  jobs,    affordable  housing,    community  development  funds,    and 
equity  opportunities   to  the  city,    and   particularly  to  the   Roxbury  and 
Chinatown    neighborhoods.      To  date,    several    locally-   and   nationally-based 
minority  development  teams   have   submitted    proposals   to   participate   in   the 
development  of  this   project,    which   marks   an    unprecedented    level   of  minority 
involvement   in   a  major  downtown   development  project  in    Boston. 

The  second   parcel   to   parcel    linkage   project  connects  the   Park  Square   site 
downtown   to  the  Washington   Street  site   in   the  South    End.      A   portion   of  the 
economic  value  created   by  a  mixed   use  development  comprised  of  office, 
residential,    and    retail    space  at   Park  Square  will    be   used   to   leverage  the 
development  of  homeownership  and   transitional  housing  on  the  neighborhood 
site. 

Currently,    the  private  housing   market  in    Boston   is   strong.      In    1986,    private 
market  housing    starts   were  greater   in   number  than   they   have  been   in   25 
years.      Major   private  housing   developments   directly   surrounding   the   Park 
Square   site,    including    Heritage  on   the  Garden   and    Four  Seasons,    are  ex- 
periencing  healthy   sales   activity.      Similarly,    the   low  vacancy   rate   in   the 
Midtown   area  that  includes    Park  Square,    indicates   a   high   demand   for  office 
space  there.      A    recent  office   industry   survey   conducted   by  the   BRA    reports 
that  88  percent  of  Back   Bay   tenants,  view  the  Midtown   as   a   suitable   location 
for  their  business;    and   25  percent  of   Back   Bay  firms   anticipate  moving   within 
the  next  two  years.      With   vacancy   rates   in   the   Back   Bay  expected   to   remain 
very   low,    future  demand   for  office  space   in   the  Midtown   area   promises   to   be 
strong. 

A   special   feature  of  the  second   parcel   to  parcel   linkage  project  is  that  it 
addresses  the   need   for  a   critical    social    service   program,    transitional    housing. 
As   federal   and   state   resources   to  meet  the   needs  of  poorer   residents   are  con- 
strained,   Boston   must   rely  on   innovative   programs   such   as   parcel   to   parcel 
linkage  to  fill   the  funding   gap. 
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PROGRAM   OBJECTIVES 


o     Addressing   the   Needs  of   Homeless  Women   and    Children 

Boston's  downtown   economy   is   producing   unprecedented   opportunities  for 
the   residents  of  the  city,    yet  many   low   income  women   face   barriers   to 
obtaining   these  opportunities.      Lack  of  adequate   shelter,    inaccessible 
childcare,    and   the  need   to   upgrade   skills  are  among   the  types  of  bar- 
riers  many  women   must  overcome  to  take  advantage  of  job  opportunities. 
Transitional    housing    is   a   multi-family   residency   program   that  provides 
the  support  and   services   that  many   homeless   women    need   to  attain 
self-sufficiency.      Transitional    housing   provides   low   income  women   and 
children   with   low-cost  shelter,    childcare,    counseling,   job  training,    and 
career  planning   through    links   with    local-based   service  providers. 
Women   receive  this   social   service  assistance  in   addition  to  the  emotional 
and   psychological   support  they  need  to  begin   rebuilding   their   lives. 
Typically,    women   reside  in  transitional   facilities  for  up  to  two  years. 

This   housing   initiative  will   combine  the  resources  and  experiences  of  the 
private  sector,    the  public  sector,    and  the  community  to  provide  transi- 
tional  housing  for   Boston's   homeless  women   and   their  children   as   part  of 
a  90-unit  mixed   income   residential   development.      The  South    End   site 
would   accommodate  36  women   and   their  families,    with   a   childcare  facility 
and  outdoor  space.      Other  non-transitional    residences   would   also   be   built 
on   the   site  to  foster  a   sense  of  community  for   residents  of  the  program. 

There  are  currently   100  Boston   families   living   in   emergency   shelters, 
and  an   additional   100  homeless  families   living   in   hotels   in   and  around  the 
city.      Taking   into  account  families   that  are  doubled   up,    and   those  who 
have  nowhere  else  to  go,    the  number  of  distressed  families   is  much 
higher.      Family  shelters   in    Boston    report  no   vacancies.      Many   shelters 
receive  an   average  of  50   phone  calls   a   month   from  families  they  are 
unable  to  accommodate.      For  those  families  fortunate  enough   to   be  placed 
in   a   shelter,    the  vast  majority   are   unable  to   locate  a   permanent   resi- 
dence  by  the  end  of  three  months. 

As  the  number  of  homeless   people  has  grown,    so  has  the  percentage  of 
women   who  are  homeless.      The   increase   in   the  number  of  homeless   women 
has   been    significant  enough   for   some  to  call    it   "the  feminization  of 
homelessness; "   and   parallels   the  growth   of  female-headed   households. 
During   the   last  decade,    the   number  of  female-headed   households   nation- 
wide  rose  dramatically.      Whether  through   divorce,    separation,    widow- 
hood,   or  teenage  motherhood,    an   increasing    number  of  women   found 
themselves   as  the   sole   provider  for  their  families.      In   1980,    30%  of 
Boston's  families   were  headed    by   single  women;    63%  of  those  families   had 
children    under  the  age  of  18.      At  a  time  when   women   are  emerging   as 
major  family  providers,    the   number  of  women   and   children    living   in 
poverty   is   also  growing.      In    Boston,    37%  of  families   headed   by  women 
live  at  or   below  the   poverty   line;    for  women   with   children   under   18,    the 
percentage   is   an   astonishing   53%.      Various   economic  factors   contribute  to 
the  plight  of  these  families,    including   the   shortage  of  affordable   housing 
in   the  city;    lack  of  job   experience;    a   shortage  of  adequate  childcare; 
and   reduced   welfare  benefits. 


The  characteristics   and   needs  of   Boston's   homeless   individuals  and 
families  are  varied.      The  facilities   and   services   required   to  meet   the 
needs  of  homeless   people  are  also  diverse.      Emergency   shelters  serve  the 
vital   function  of  providing    immediate  assistance  to   homeless   people.      Most 
shelters,    however,    are  not  designed   to   provide  follow-up   services   for 
long-term   stabilization.      Homeless   people   need   the  continuing   support 
and   training   afforded   by  transitional    housing   to  become  self-sufficient 
providers   for  themselves   and   for  their  children.      Emergency   shelters   and 
longer  term   facilities   complement  each   other;    both   are  needed   to  deal 
with   the  crisis  of  homelessness   in   this   city. 

o      Funding   for  Job   Training,    Day   Care,    and   Social   Services 

A    key  objective  of  the   parcel   to   parcel    linkage   program   is   to  create  a 
reliable  and   on-going   source  of  funds   for  community  development  and 
social    services.      In   fiscal    1987,    Boston   stands   to   lose  $50  to  $70  million 
in   federal   funding   for  community  development,    housing,    job   training, 
health  care,    and  other  social   services.      The  parcel   to  parcel   linkage 
program  uses  city-owned   land   to  generate  the  funds   required  to  continue 
these  needed   social   services. 

The  network  of  social   services  and   peer  support  available  through  transi- 
tional   housing    is   what  distinguishes   this   initiative  from   projects   that 
offer  only   low  cost  housing.      In   this   program,    women   will    be   linked   with 
off-site  job  training,    counseling,    health   care  or  other   services   they  may 
need   to  mend   their   lives.      On-site  staff  will    help   women   with   parenting 
and  other  life  planning   skills.      A  day  care  center~^iivni   be  located  on-site 
to  provide  easy  access  to  childcare  services. 

It  is  anticipated  that  some  state  and   federal   funds  will   be  used  to  help 
pay  for   social    services   in   the  transitional    housing   program.      However, 
the  federal   government's  dwindling   commitment  to  social   services,    as_well 
as  the   limitations  on   state  funding   require  that  additional   resources  be  y 

available  to  ensure  on-going   quality  programming.  " 


IjT^  selecting   the  developer  for  parcel   to   parcel    linkage  project  2,    pro^ 
posals  which    incorporate  funding   toward   the  cost  of  social    service   pro- 
grams will    be  preferred.      This   funding   would   help   defray  the  costs  of 
providing   daycare,    job  training,    health   care,    and   other   services  for 
women   in   the  transitional    housing   program.      In   addition,    proposals  that 
include  the  creation   of  a   capital    improvement  fund   for  any   extraordinary 
operating   expenses  for  the  trans]tional   program  are  encouraged.  " 

o      Building   Affordable   Housing 

In   1986  the   Flynn   Administration   set  a  goal   of  3,400  net  new   housing 
starts  for  the  year.      That  goal   was   exceeded   by   315   units.      Of  the 
3,715  housing   units   started    in   1986,    1,061   or   roughly  30%  are  affordable 
to   low-  or  moderate-income  households. 
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This  year,    the  City  will   continue   its  emphasis  on   policies   to  stimulate 
housing   production   and   to   increase  the   percentage  of  affordable   units 
being   added   to  the  city's   supply.      Through    land   disposition   policies   such 
as   the  South    End    Neighborhood    Housing    Initiative   (SENHI),    the   City  will 
sell    land   it  owns   in   the  neighborhoods  to  build   housing,    a  substantial 
portion   of  which   shall    be  affordable  to   low-   and   moderate-income  families. 

The  South   End   is  experiencing   an  acute  shortage  of  affordable  housing. 
The  gross   residential    vacancy   rate   in   the  South    End    has   fallen   from 
12.7%  in    1980  to  4.4%  in    1985.      Median    rents  for  a  one-bedroom  apartment 
in   the  South    End    increased   from   $148   per  month   in    1970  to  $225   per 
month   in    1981    and   to  $742   per  month   in   1985.      Between    1975  and    1985, 
median   sales   prices   for  one,    two,    and   three  family   residential    buildings 
increased   from   $50,000  to  $230,000.      As   homeownership   has   moved    be- 
yond  the  grasp  of  growing   numbers  of  South    End   families,    the  number  of 
affordable   rental   opportunities   has   been   curtailed   by  the   rapid   rate  of 
condominium  conversions,    as  many  as   1,367  units   between   1975  and   1985. 

The  parcel   to  parcel   linkage  program  contributes   significantly  to  the 
City's  affordable  housing   goal.      The  second   parcel   to  parcel   linkage 
project,    Park  Square  and  the  South    End   site,    addresses  the  City's 
affordable  housing   production   goal   through   the  creation  of  36  transitional 
units   for   low-income  women   with   children.      Two-thirds  of  the  total    units, 
including   the  transitional    units   should    be  affordable.      In   addition,    the 
Park  Square   site  will    include  either  a   10  percent  affordability  component 
on-site  or  the  equivalent  of  a  20   percent  inclusionary   requirement 
off-site.      The  total   amount  of  low-   and   moderate-income  units    represents 
a  33  percent  inclusionary   requirement  for  the  combined   215-240  units 
built  on   the   Downtown   and    Neighborhood   sites. 

The  moderate-income  units  will   provide  homeownership  opportunities  for 
families  earning   up  to  80  percent  of  the  SMSA  median   income,    which   is 
$29,900  for  a  family  of  four.      The  city  will   assist  first-time  homeowners^ 
to  obtain   below   market   rate  mortgages  from  the  Massachusetts   Housing 
Finance  Agency.      Market   rate   units  will   also  be   located   on   the   site.      The 
mix  of  permanent  and   transitional    housing  on   the   site  provides   a   range 
of  affordability  as   well   as  a   healthy  environment  for  transitional 
residents. 

o      Fulfilling   the  Community's   Vision 

The  development  of  both   the   Park  Square  and   South    End   sites   will    help 
to  fulfill   the  vision   that   residents  of  each   community   have  for  their 
neighborhood.      Each    represents   the  efforts  of  grass   roots   community- 
based   planning.      Both   sites   have   been   vacant  and   underutilized   for  many 
years,    reminders  of  the   promises  of  urban    renewal   that  have  never   been 
realized.      Through   parcel   to  parcel    linkage,    the  sites   will    provide 
housing,    daycare,    jobs,    parking,    open   space,    and   other   services  that 
will   contribute  to  the   richness   and   diversity  of  the  South    End   and 
Midtown   communities.      The  development  of  the   Park  Square   site  will 
complete  the  public   improvements   for  the   Park  Square   Urban    Renewal 
Area,    following   a   historic  community   participation    process.      The   Park 
Square  Citizen   Advisory   Committee  was  first  formed   in    1974  to   review 
plans,    programs,    and    projects   for  development  and   improvement  of  the 


Park  Square  and  downtown   entertainment  districts.      The  development 
program   for  the   Park  Square   site,    as  originally   proposed    in   the   Urban 
Renewal    Plan,    would    have  allowed   for  a  650-foot  building.      After 
considerable  opposition   from   the  community,    plans   were   revised   to  allow 
for  either  a  300-foot  residential   building  or  a  250-foot  office  building. 
The  current  design   and   development  guidelines  call   for  a   building  of 
more  modest  scale.      The   155-foot  height  limit  encourages  a  building   that 
is   sensitive  to  the  horizontal   expression   of  surrounding   buildings   such 
as  the   Park   Plaza   Hotel   and   State  Transportation    Building.      The   155' 
limit  returns   to  the  zoning   standards   set  for  this  area   in   1924,    and  to 
the   limit  proposed   by  the  neighbors  during   the  years  of  controversy 
over  the  various   urban   renewal   plans. 

The  program  for  the  South    End    sites   was   developed   through   an   exten- 
sive community   review  and  comment  process.      The  affordability  distribu- 
tion,   parking   and   open   space   requirements   and   urban   design   guidelines 
reflect  planning   guidelines  established   by  the  community  for  the  South 
End    Neighborhood    Housing    Initiative. 

The  transitional   housing   component  of  the  development  was  first 
announced   by  Mayor   Flynn   in   August,    1986.      Initially,    101    units  of 
transitional   housing   were  proposed,    along   with  commercial   space  and   a 
daycare  center.      Community  opposition  to  this   proposal   led  to  a   six-month 
community   review,    including  a   study  of  the  proposal   by  a  working   group 
of   local   area   social    service  providers.      Many  of  the  comments   and 
recommendations  from   this   process   have   been    incorporated    into  the 
revised   proposal. 

o     Quality   Urban    Design 

The  design   and   development  guidelines  for  the  Washington  Street  site  are 
based  on   planning   guidelines  formulated   by  the   residents  of  the  South 
End.      Community   input   regarding   the  transitional    housing   program 
specifically,    as   well   as  the  South    End    Neighborhood    Housing    Initiative, 
helped   to  establish    standards   for  affordability,    density,    parking,    and 
open   space,    among  others.      Based   on   these  community   planning   guide- 
lines,   the  development  of  the  South    End   site  will    be  sensitive  to  the 
unique  architectural   character  of  the  South    End,    and   will   contribute  to 
the  quality  of  life   in   that  neighborhood. 

The  South    End   is   distinguished   by  an   unusually   high   degree  of  architec- 
tural   homogeneity  and   coherence.      It   is  the   largest  essentially   intact 
Victorian    rowhouse  neighborhood    in   the   United   States.      The  development 
of  the  South    End   site  will   enhance  and   extend   this   unique  urban 
character.      The  development  will    be   required   to  comply   with   the   stan- 
dards and   criteria  of  the   Boston    Landmarks   Commission   for  the  district. 

The  primary   urban   design   objective  for  the   site   is   to  create  housing  that 
reinforces   the   physical   character  and   social   diversity  of  the  South    End. 
Proposals   will    be   reviewed   for  compatibility  with   the  materials,    detailing, 
and   other  elements   that  contribute  to  the  distinctive   historic  character 
and   neighborhood   environment  of  the  South    End. 


Essential   to  a   successful   design   for  the   Park  Square  site   is   its   ability  to 
fit  in   with   the  existing   architectural   context,    particularly  with   the 
distinctive  and   historic  character  of  the   Back   Bay,    Bay   Village,    and 
Park  Plaza  neighborhoods.      Horizontal   rather  than   vertical   density 
should   be  emphasized.      The   use  of  brick  and    stone  masonry   materials, 
and  traditional   facade  design   and  articulation   will   ensure  that  the  design 
complements   its  context. 

o      Promoting    Housing    Downtown 

Historically,    Downtown   Boston   has   housed   a   substantial   residential   popu- 
lation.     Today,    approximately  60,000   people   live  downtown,    about   10 
percent  of  the  City's   residents.      In    recent  years,    the  downtown   popula- 
tion  expanded   at  a  greater   rate  than   the  city   as   a  whole  and,    in   fact 
was   largely   responsible  for   Boston's   population   increase   since   1980.      The 
downtown   currently   leads   the   City's   growth    in   jobs,    population   and 
housing,    and  this  trend   is  expected  to  continue.      The  downtown   popula- 
tion  is   projected  to  grow   10  percent  in  the  1985-1989  period  and   an 
additional   16  percent  by  the  year  2000. 

Eleven   percent  of  the  city's   housing   stock  is  already  in  the  downtown. 
The  number  of  units   downtown    is   expected   to  grow  through   the  year 
2000  due  to  a   number  of  residential    projects   planned  or  underway,    such 
as    Parkside  West,    Parkside   East,    Heritage  on   the   Garden,    and    Park 
Square,    Lowell   Square  and    New   Chardon   Street. 

Strengthening   the  downtown   as  a   residential    neighborhood   will   add    life 
and   activity  to  the  downtown   throughout  the  day  and   evening,    and 
provide  a   vital   constituency  for   restaurants,    stores,    services,    and 
entertainment.      Traffic  congestion   is   lessened   as  an    increasing   number  of 
people  who  work  downtown   are  able  to   live  there.      A   1980  statistic   shows 
that  45  percent  of  downtown   workers   walked   to  work,    as  opposed   to  only 
17  percent  of  workers   who  walk  for  the  city  as   a   whole. 

Perhaps   most  important,    housing   production   downtown    is   a   way  to   relieve 
pressure  on   neighborhood   housing   markets.      By  channeling   upscale 
development  to  the  downtown,    rents  and   home  values   in   the  neighbor- 
hoods  may   be  stabilized,    giving    long-term  tenants   added   protection   from 
displacement. 

The   Park  Square  development  will   contribute  to  the  city's   goal   at   Park 
Square  to   build   more   housing   downtown.      New   housing   units   will    provide 
new  opportunities  for   people  to   live  within   walking   distance  of  downtown 
or   Back   Bay  workplaces. 


SELECTION  CRITERIA 


SELECTION    CRITERIA   AND   CONDITIONS 


The  overriding   standard   to  be  used   by  the  Authority  in   its   review  of  pro- 
posals will   be  the  maximization  of  the  parcel   to  parcel    linkage  program  objec- 
tives  and  other  public   benefits.      Criteria   for   review   will    include: 

o     Achievement  of  the   stated   housing   affordability  goals:      36  transitional 
units  must  be   located  on   the  South   End   site;    two-thirds  of  the  units  on 
the  site;    including  the  transitional   units,    must  be  affordable. 

o     Compliance  of  the  proposed   developments   with   the  program  goals  of  the 
transitional   housing  development,    particularly  the  degree  to  which 
resources  are  contributed   to  fund   the  development  and   program   services 
of  the  transitional   housing,    as  well   as  other  public  benefits. 

— ^     o     Opportunities  provided  for  minority   business  and  community-based   non- 
profit organizations. 

o     Other  public  benefits  offered   by  the  proposed  developments  including 
jobs,    tax   revenues,    urban  design   amenities  and  other  neighborhood 
improvements. 

o     Feasibility  of  carrying  out  the  proposed   developments. 

o     Compliance  of  the  proposed   developments  with  the  enclosed   design   and 
development  guidelines. 

o     The  demonstrated   production  and  management  experience,    capability  and 
financial    strength   of  the  development  team. 

o     Preference  will    be  given   to   proposals   that  safeguard   the   long   term 
affordability  of  the   low  and   moderate   income  units.      Condominium  or 
cooperative  units  will   be  expected  to  include  resale  controls  that  limit 
subsequent  sales   prices. 

The   Boston    Redevelopment  Authority  and   the   City   will    not   incur  any  expenses 
in   the  development  of  the   parcels.      The   parcels   will    be  disposed   of  in    "as   is" 
condition.      The  designee  will    pay  for  the  cost  of  any   utility   relocation   not 
paid   by  a   utility  company. 

Development  proposals  will    be   subject  to  the  applicable   Urban    Renewal    Plans, 
as   amended,    and   all    City  of   Boston   zoning   and   building    regulations   and 
procedures,    as   well   as  applicable  State   (M.G.L.    Chapter  30,    Sections  61    and 
62)   and   City  environmental    reviews.      The  developer  will    be   required   to 
comply  with   the  City's    Fair   Housing   and    Employment   Plan   to  guarantee  equal 
access  to  all    housing   and   shall   also   be   required   to   submit  an   Affirmative 
Marketing    Plan   which   shall    be   subject  to  Authority   review   and   approval.      The 
Boston    Redevelopment  Authority  will    have  design   control.      The  developments 
will    be  assessed   and   taxed    by  the   City  of  Boston   under  M.G.L.    Chapter  59 
real   estate  assessment  procedures. 
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INANCIAL  LINKAGE  CONCEPT 


FINANCIAL    LINKAGE   CONCEPT 


The  combined  development  of  the   Park  Square  and  South   End   sites   should 
include  an   estimated   215-240   housing   units.      This   second   parcel   to   parcel 
linkage  project  contributes  to  the  City's  goal   to  encourage  housing   downtown, 
and   promotes  the  City's   inclusionary  zoning   policies  by  allocating   roughly 
33  percent  of  the  total   units  to   low  and   moderate   income  households. 

On  the  South   End   site,    a  total   of  90  units  should   be  developed.      This  portion 
of  the   linked   project  must   include  36  transitional    (low-income)    rental    housing 
units.      Two-thirds  of  the  total    units,    including   the  transitional    units,    should 
be  affordable.      In   addition,    the  development  project  should   include  approxi- 
mately 3,000  square  feet  of  day   care   space  with   a  tot   lot,    parking   at    .7 
spaces  per  unit,    and   roughly   15,000  square  feet  of  open   space.      Although   the 
South    End   development  should   accommodate  three  distinct  income  groups   and 
contribute  both    rental   and   condominium   units  to   Boston's   housing    inventory, 
the  different  incomeunits_should   be  evenly  distributed  ■UTrqughout^jthe 
development. 

The  Authority  will   entertain   submissions  by  development  entities  that  propose 
one  of  the  following:      to  develop   both   sites  and   convey  the  transitional 
housing   units  to  a   non-profit  corporation  on   a  turnkey   basis;    to  form  a  joint 
venture  to  develop  one  or  both   sites   whereby  the  developer  contributes   gap 
financing   and   technical   assistance  to  develop  the  transitional   and   affordable 
units;    or  any  other  arrangement  that  is  consistent  with   Massachusetts   General 
Laws   and   that,    in   the  Authority's   view,    achieves   the   intent  and  objectives  of 
the  parcel   to  parcel   linkage  program. 

Under  the  turnkey  arrangement,   the  developer  would   be  responsible  for  con- 
structing the  housing,    parking  facilities,   open   space,    and  day  care  center 
and   for  securing   the  necessary  construction   financing.      Upon   completion,    the 
developer  would    "turn   the   keys  over"   to  the  non-profit  organization   to  own 
and   operate  the  transitional    units.      The   remaining   units   would   be   sold   to 
moderate   income,    first-time  homebuyers   and   market-rate   purchasers. 

The  joint  venture  alternative  allows  for  the  development  team  to  form   a  joint 
venture  agreement  with   a   partner  to  develop  one  or   both    sites   in   which   the 
designated   development  team   enters   into  a   disposition   agreement  to  fund   any 
gap  for  the  transitional   and   affordable   units.      In^ither  case,    construction  on 
the  South    End   site  must  begin    prior  to  or  simuTtaneous  with   the  construction 
on   the  Park  Square  site. 

The   Park  Square  portion   of  the  program   should   be  a   mixed-use  development 
project  having   a   maximum   height  of  155'    and   a  maximum    Floor  Area    Ratio 
(FAR)  of  8.      A   development  with   at   least   125  condominium   units,    ground   floor 
retail    space,    and   approximately   150,000   square  feet  of  commercial    space   is 
envisioned   for  this   site.      Parking   will    be   provided   at  a   ratio  of  1    space  per 
dwelling   unit  and   1    space  per  2,000   square  feet  of  commercial    use.      The 
designated   development  team   will   be   required   to  provide   10  percent  affordablj^ 
units  on-site  or  make  a  contribution   for  the  creation   of  affordable   housing    in 
the  South    End    Neighborhood    Housing    Initiative   in   an   amount  sufficient  to 
close  the  affordability   gap  on   a   number  of  units  equal   to  20%  of  total    units  qn. 


the  Park  Square  site.      The  development  project  is   subject  to  the  housing   and 
fobs   linkage   requirements  as   stated   in   Articles  26A   and  26B  of  the   Boston 
Zoning   Code. 

Comparable  residential   and   commercial   projects   in  the   Park   Plaza  and   Back 
Bay  area   indicate  a   strong   and   growing   market.      Residential    sales   prices   are 
currently   recorded  at  an   average  of  $375/NSF  at  the   Four  Seasons  and 
$450-$650/NSF  at   Heritage  on   the   Garden.      Office  and    retail    rents   in   the   Back 
Bay  area  are  currently   recorded   at  $30/NSF  and   $40/NSF   respectively. 

The  designated   development  team   will    be   required   to  pay   Fair    Reuse  Value 
(FRV)   for  the  Authority-owned    land.      FRV    is   the  appraised   value  of  the 
property  for  uses  permitted   under  the   Urban   Renewal    Plan,    reflecting   both 
the  advantages  created   by  the  project  and   the   requirements  and   limitation  on 
land   uses  to  be  imposed  on   the  redeveloper  by  the   Plan.  ,  The  determination 
of^the  value  for^both   parcels  of  land   will   acknowledge  the  contribution   made 
by  the  developer  to  close  the  financial   gap  created   by  the  transitional   and 
moderate  income  sales  components. 

Preliminary  estimates  are  that  the  gap   is  approximately  $4  million.      Thus  the 
Fair   Reuse   Value   (FRV)    -   the  sale   price  of  the   BRA   parcels   -   will    be  set  at 
an   amount  significantly  below  market  value  to   reflect  both  the  inclusion  of 
affordable  units   and   the  amount   required   to  close  the  transitional    housing 
project  gap.      The  estimated   market  value  of  the  public  Park  jc[uare  site  is   in 
excess  of  $4  million^  "  ' 

Respondents  are  encouraged  to  consult  with   social   service  agencies  to  develop 
preliminary  designs  for  the  transitional   housing.      Upon   tentative  designation 
the  non-profit  corporation   will    provide   input   into  the  physical   design  of  the 
project  to  assure  that  the  project  accommodates   program   needs.      In   addition, 
the  corporation  will   be   required   to  develop  the  programmatic  elements  of  the 
transitional    housing,    including   on-site  management,    off-site  service   links, 
feeder  networks   into  and  out  of  the  program,    day  care  services,    and   pro- 
perty management.      A   more  detailed   description  of  program   requirements   and 
guidelines  are  included   in   Section   5. 
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5.      NEIGHBORHOOD    PROJECT:    SOUTH    END    PARCELS 

URBAN    DESIGN    CONCEPT 

The  South    End   housing  development  should   provide  90  family  dwelling   units 

on    Parcel    RC-9,    RD-60  and   a   portion  of   Parcel   30   in   the  South    End.      Roughly   80 

units   should   be   located  on    RC-9,    and   an   additional    10  units  on    Parcel    RD-60 

at  the  corner  of  Shawmut  Avenue  and    Rutland   Street.      A   day-care  center 

would   be   located   across    Rutland   Street  from    Parcel    RC-9  on   a   portion   of 

Parcel   30   north  of  Haven   Street.      The  community  gardens  on   the  balance  of 

Parcel    30  will    remain  on   that  site. 

The  entire  development   is   composed  of  4\  and   bh  story   brick   rowhouses, 
punctuated   with    bows,    entry   stoops   and   mansard    roofs   to   relate  to  the   his- 
toric  Victorian    rowhouses  that  predominate   in   the  South    End.      The  only 
exception   to  this   is  the  day  care  center  which   should   be  a  free-standing 
2-story   structure   similar   in   character  to  the  abutting   houses  on    Haven   Street. 

The  development  also  includes  approximately   15,000  square  feet  of  open   space 
on   Parcel    RC-9  and  a  tot  lot  of  approximately  4,000  square  feet  next  to  the 
day  care  center. 

Thirty-six  transitional   dwelling   units  must  be  included  within  the  total 
development.      These  dwelling   units   should   be  designed    in   clusters  of  approxi- 
mately  8-10.      Each   cluster   should   front  on   one  of  the  four   streets   that   bound 
the  site   --   Shawmut  Avenue,    Washington   Street,    West  Concord   Street  and 
Rutland   Street.      This  dispersal    would   help   blend   the  transitional    units   into 
the  neighborhoods. 

Traditional    row-house  design   schemes   are  well    suited   to  accommodate  the  8-10 
unit  transitional   clusters.      For  example,    two  4\  story   rowhouses  can    be  joined 
internally  to   provide   nine  apartments   (including   a   unit  at  grade)   and   a   shared^ 
common   space.      From   the   street,    these   rowhouses   should   appear   no  different 
than   other  South    End   dwellings.      The   remaining   units   in   the  development 
should   be   programmed   for  moderate  and   market  income  families  and   should   be 
traditional    rowhouse  designs. 

Parking   will    be   provided   at  a   ratio  of    .7  spaces   per  unit  for  all    units,    in- 
cluding the  transitional   ones. 

The  Transitional    Housing   project   is   designed   to  become  an   integral    part  of  the 
South    End   community.      It  combines   a   needed    social    service  with   open   space, 
parking   and   buildings   that  are  designed    in   accordance  with   the  South    End 
Landmark   District   regulations.      The  design   quality   is   geared   towards   fitting 
the   project  into   its   historic  context;    it  also   symbolizes  the  city's   deep   com- 
mitment toward   this   important  social    program. 
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PROGRAM    DEVELOPMENT    -    TRANSITIONAL    HOUSING 


A   recent  study   led   by   Harvard   Medical   School   psychiatrist   Ellen   Bassuk 
provides  a  comprehensive  profile  of  homeless  families   headed   by  women   in 
Massachusetts.      The   report  concludes  that  factors   such   as   family   breakdown, 
lack  of  supportive   relationships   and  other   personality  traits   contribute  as 
much   to  the  plight  of  these   homeless  families   as  does  the   lack  of  low-cost 
housing.      According   to   Dr.    Bassuk,    these  families   would   need  job   training, 
psychological   counseling   and   other   social    services,    in   addition   to   housing,    to 
achieve  an    independent   lifestyle.      The   report  recommends   that  more   support 
and    rehabilitative   services   be   linked   to   low-cost  housing   to  address   the   needs 
of  this   growing    population. 

According  to  a^recent  analysis   prepared  and   endorsed   by  the  Coalition   for  the 
Homeless,    Massachusetts   Affordable   Housing   Alliance,    Massachusetts   Committee 
on    Children   and   Youth,    and   the  Womens    Institute  for   Housing   and    Economic 
Development,    Inc.    at   least  200  families   in   Massachusetts    living   in   shelters, 
hotels,    motels   and  other  emergency  quarters   require   some  form  of  supported 
housing  that  would   provide  services   such  as  childcare,    counseling,   job 
training,    and   peer  support.      It  is  estimated  that  at  least  half  of  these  families 
are  in   Boston. 

The  transitional    housing   program   will    be  designed   to   provide  social    services 
and   psychological    support  in   addition   to  the   low-cost   housing   that  many 
women   need   to   lead    independent  and   self-sufficient   lives  for  themselves   and 
their  children.      While  daycare  and   some  counseling    services  will    be   located  on 
the  site,    most  of  the   services   will    be  provided   through    links   with   existing 
service   providers. 

As  a  first  step  toward   more  fully  developing  the  program,   the  Boston 
Redevelopment  Authority  contracted  the  Womens    Institute  for  Housing   and 
Economic   Development  to  solicit   recommendations   concerning   the  program 
services   and   other   issues  for  the  transitional    housing.      The   recommendations 
from   this   process   provide  the  framework  for  developing   the  program   services 
that  will    include  feeder   networks   into  and  out  of  the   programs,    on-site   ser- 
vices,   links   with  off-site  providers,    day  care,    and   property  management. 
The   report  is   summarized   below. 

General    Guidelines 

o     The  program   should   serve  women   with   children   and   pregnant  women   who 
are   homeless   and   single.      Potential    residents   will   be  screened   for  moti- 
vation toward   life  improvement. 

o     A   diverse   racial,    ethnic  and   age  mix  of  women    17  to   55  years  of  age  with 
preference  for  homeless   Boston   residents   is   suggested. 

o      Each   woman   should   define  for   herself,    with   peer  and   counseling   assis- 
tance,   a   contract  for  her   six   month   to  two  year  period   of  residency. 

o     The  suggested   goal   of  the   program   is   to  provide  a   sound   foundation   for 
continued    independent   life   improvement. 
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o     A   program   evaluation   component   is   suggested   to   ensure  that   the   program 
will    be  focused  on    improvement. 

o     A   legal   mechanism   should   be  established  to  guarantee  that  housing  on 
this  site  will   remain  affordable  in   perpetuity. 

Density  and    Design 

o     Housing   for  transitional   residents  should   be  designed   in   clusters  of 
approximately   10  apartments   in   a   rowhouse  arrangement   reflecting   the 
architectural   character  of  the  South    End. 

o     Each  townhouse,    including   community   space,    a   handicapped-accessible 
apartment,    and   a  fenced   backyard   space,    should   be  designed   for  an   age, 
ethnic  and    racial   mix. 

o  Transitional  housing  clusters  should  be  within  walking  distance  of  each 
other  to  allow  for  easily  accessible  program  meetings. 

0     Clusters   should   be  designed  to  give   residents   privacy  as  well   as  encour- 
age a  community  peer  support  network. 

o  Permanent  housing  should  reflect  the  population  diversity  in  the  South 
End  and  opportunities  for  homeownership  on  the  South  End  site  should 
be  encouraged. 

o     An   evaluation   plan   should   include  a  five  year  assessment  of  the  transi- 
tional   program  and   city-wide  need   to  determine  whether   some  of  the 
transitional   units   should   be  changed   to  permanent  units. 

Social   Services  and   Childcare 

o     A  comprehensive  social   service  program,    developed   in   collaboration   with 
existing   agencies,    should   provide   services   both  on-site  and  off-site. 

o     Childcare  facilities   built  on   the  site   should   be   large  enough   to  accom- 
modate the  number  of  pre-school   children   expected   in   the  transitional 
housing   and,    if  possible,    provide  for  children   from   South    End   neighbor- 
hood families. 

o     Children's   development  is   an   important  focus  of  the  program,    and    should 
be  coordinated   with   the  existing   childcare  services   in   the  neighborhood, 
providing   after-school   and   drop-in   services. 

o      It   is   probable  that  most  children   will    be  of  pre-school    and    lower  ele- 
mentary   school   age,    reflecting   the  predominance  of  those  currently 
homeless. 

Parking   and   Open   Space 

o      Parking   will    be   provided   at    .7   per  dwelling   unit. 

o     Outdoor  community   space   reflecting   the  character  of  the   neighborhood 
should    be   included   for  transitional    and   permanent   residents. 
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Management 

o     The   Board  of  Directors  for  the  transitional   housing   should   be  composed 
of  social   service  providers,    and  others  from  the  business  and   neigh- 
borhood  communities,    including  those  who  have  experienced   low-income 
single   parenthood. 

o     The  physical   plant  of  all   buildings   should   be  managed  by  a  high   quality 
private  housing   management  company. 

o      Program  management  of  the  transitional    housing   clusters   should    be  done 
by  a   counselor/facilitator  working    in   collaboration   with   the   residents  of 
each   cluster.      A   staff  of  three  can   centrally  coordinate  facilitation   for  a 
number  of  transitional   clusters,   thereby   reducing  operations  costs. 

o     The  childcare  program,    contracted   with   an   experienced  childcare  agency, 
should   coordinate  with  other  local   childcare  organizations. 

Community   Planning   Guidelines 

In   addition  to  the  social   service  providers'   program  guidelines,    planning 
guidelines   have  emerged  from  the  community  input  sessions.      These  guidelines 
regard   the  development  of  the  South    End   site   specifically,    as   well   as  the 
consensus  on   issues  achieved   in  the  SENHI    community  process.      Among   the 
major   parameters   are: 

o     Affordability   Distribution:      To   reflect  the  SENHI    affordability   guidelines, 
approximately  one-third  of  the  units  on  the  site  shall   be   low-income 
affordable   (in   this  case  the  transitional    units);    one-third   shall    be 
moderate-income  affordable;    and  one-third  of  the  units   shall   be  market 
rate. 

o      Parking   and   Open   Space:      The  SENHI    community   process   revealed   strong 
preference  for  the  provision   of  adequate   parking   and   open   space  for  all 
South    End   developments.      The  parking    requirement  for  SENHI    of    .7 
spaces   per   unit  should   be  applied   to  all    units  on   the   site. 

o  iVlix  of  Permanent  and  Transitional  Housing:  Concern  was  voiced  by  the 
community  and  social  service  providers  that  a  mix  of  permanent  housing 
be  included  on  the  site.  To  that  end,  moderate-income  and  market  rate 
condominiums   shall    be   included   on   site. 

o      Development   Density:      The  South    End   community   is   currently   reviewing 
a   planning   and   zoning   analysis   that  would    result   in   an    H-2  designation 
for  the  site.      The  development  will    be   required   to  comply  with   the   H-2 
zoning   designation. 
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PARCEL    DESCRIPTION 

1.  LOCATION 

The  Transitional    Housing   parcel   is   located   within  the  South    End,    and 
includes   three   parcels   presently  owned   by  the   Boston    Redevelopment 
Authority.      These   parcels   are   RC-9;    RD-60;    and   a   portion   of   Parcel   30 
to  the  north   of  Haven   Street.      The   parcels   front  on  Washington   Street, 
West  Concord   Street,    Rutland   Street  and   Shawmut  Avenue. 

2.  PARCEL   AREA 

Total   area   includes  approximately  56,000  square  feet. 

3.  OWNERSHIP 

The  South   End   site,    which   includes   parcels   RC-9,   on  Washington   Street, 
RD-60  on   Shawmut  Avenue  and  the  portion  of  Parcel   30  north  of  Haven 
Street,   will   be  conveyed  by  the   BRA  to  the  developer   in   accordance  with 
the  Authority's   land  disposition   procedures. 

4.  COMMUNITY   GARDENS 

Abutting  the  Transitional   Housing   parcel   is  the   remainder  of  Parcel   30 
south   of  Haven   Street.      The  community  gardens   presently   located   on   this 
portion  of  Parcel   30  will    remain  on  this   site. 

5.  SOUTH    END    LANDMARKS    DISTRICT 

The  Transitional   Housing   parcel   is  within   the  South    End    Landmarks 
District.      The  design  of  this  development  must  comply  with   the 
Standards  and   Criteria  of  the  Boston   Landmarks   Commission  for  the 
District. 
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DESIGN/DEVELOPMENT   GUIDELINES 

1.  USES 

A.       A   residential   development  of  approximately  102,000  gross   (FAR) 
square  feet  is   requested. 

4l^4«ao         B.       The  development  must  include  36  transitional   dwelling   units.      Two- 
iS^,'  thirds  of  these   units   shall    be  two-bedroom   units,    with   a  minimum 

size  of  1,100  gross   square  feet.      The   remaining  one-third   shall    be 
three-bedroom   units,    with   a   minimum   size  of  1,250  gross   square 
feet. 

C.  The  development  must  also  include  moderate-income  and  market-rate 
dwelling   units.      The  overall    unit  distribution   between    low-income 
(transitional);    moderate-income;    market-rate  should   generally   reflect 
the  1/3;    1/3;    1/3  distribution   recently  promulgated   in   the  City's 
South   End   Neighborhood   Housing    Initiative. 

D.  The  36  transitional   dwelling   units  should   be  grouped   into  clusters 
of  approximately  8-10  units  to  foster  a   sense  of  community  and   sup- 
port,   while  at  the  same  time  avoiding  a   larger-scale   institutional 
structure.      Maximum   possible  dispersion  of  these  clusters  within  the 
parcel   is   strongly  encouraged   to  help  blend  the  transitional   housing 
into  the   surrounding   community. 

E.  A   childcare  center   should   be  provided  on   the   portion   of   Parcel   30 

to  the  north  of  Haven  Street.      The  childcare  center  shall   be  consis- 
tent with   the   regulations  of  the  Office  for  Children   in  the 
Commonwealth   of  Massachusetts'    Executive  Office  of  Human   Services. 
At  a  minimum,    it  should   be  designed   to  accommodate  the  number  of 
children   expected  to   reside  within   the  development.      Provision  of 
additional    space  to  accommodate  children   from  the   surrounding 
neighborhood    is   strongly  encouraged. 

F.  All   parking   should   be   located   below-grade.      Parking   may  be  located 
\  level    low-grade   in   conjunction   with   building   designs   that  have  a 
first  floor   located  \  level   above  grade  as   it  typical   in   the  South 
End. 

G.  A   minimum  of  15,000  square  feet  of  useable  open   space  must  be 
provided,    exclusive  of  open   space   provided   as   part  of  the  childcare 
center. 

2.  HEIGHT   AND   MASSING 

A.  The  development  must  not  exceed   a  floor  ar&a   ratio  of  2  (excluding 
below-grade   parking)   based   on   a   parcel   area  of  56,000   square  feet. 

B.  The   primary   urban   design   objective   is   to  create  housing  that   rein- 
forces the  historic   physical   character  of  the  South    End. 
Accordingly,    the  massing   and   building   footprint(s)   must   respond   to 
the   ubiquitous   pattern  of  traditional   South    End   blocks  with   their 
continuous   facades   formed  of   individual    row-houses.      The  overall 
massing   should   not  suggest  a  monolithic   structure. 
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C.  The  overall   building   height  along  Washington  Street  shall   not  exceed 
b\  stories;    and   along   Shawmut  Avenue,    West   Concord   Street,    and 
the  west  side  of   Rutland   the  overall    building   height  shall    not 
exceed  A\  stories.      Setback  or  mansard   treatment  of  the  top  floor  of 
these  buildings   is   strongly  encouraged. 

D.  The  overall   building   height  on   the  east  side  of   Rutland   Street,   on 
the   portion   of  Parcel   30  to  the   north   of   Haven   Street,    shall    not 
exceed  2  stories.      A   design   treatment  for  this   site  as  a  free- 
standing  wood   structure  with   pitched   roof  that  relates  to  the 
abutting   houses  on   Haven   Street  is   strongly  encouraged. 

E.  Although   mechanical   areas   located  on  the  roof  are  not  within   the 
height   limits,    these  areas  must  be  concealed   from  view  and   be 
integrated   into  the  overall   building  design. 

F.  Front  facades  of  the  buildings  along  Washington   Street,   West 
Concord   Street  and   Rutland   Street  should   be  set  back  from   the 
property   lines   in  order  to  create  small  front  yards  as   is  typical   in 
the  South   End.      The  front  facade  of  the  building  along  Shawmut 
avenue  shall   be  aligned   with   the  existing  facades  of  adjoining 
row-houses. 

VEHICULAR    ACCESS   AND   CIRCULATION 

A.  Vehicular  access  to  the  below-grade  parking   shall   be  from  either 
West  Concord   Street  or   Rutland  Street.    The  design   and   layout  of 
the   parking    ramp   should   minimize   its   visual    impact  on   the   historic 
South    End   streetscape. 

B.  Service  areas  for  the  development  must  be  inconspicuously  located, 
safe,  fully  enclosed  and  must  not  detract  from  views  of  the  project 
and  surrounding  streets.  Service  access  shall  be  from  either  West 
Concord   Street  or   Rutland   Street. 

OPEN    SPACE   AND   AMENITIES 

A.  That  portion  of  Parcel   30  not  occupied   by  the  2-story  childcare 
center  shall   be  improved  as  open   space.      The  overall   layout  of  the 
site  should   give  particular  consideration   to  the  maintenance  of 
daylight,    sunlight  and   emergency  access   by  fire  trucks   to  the 
existing   abutting   houses  along    Haven   Street. 

B.  The   remainder  of  the   required  open    space   shall    be   provided  on 
Parcel    RC-9.      The  open   space  should   be  consolidated  to  maximize 
its   effectiveness   in   providing   for  both   active  and   passive   recrea- 
tion. 

C.  In   addition   to  the  shared  open   space   requirements   specified   above, 
the  inclusion  of  private  front  and   rear  years  for  individual   units  or 
clusters  of  units   is   strongly  encouraged. 

D.  Generous    landscaping   of  all   open   spaces   within   the  development   is 
strongly  encouraged. 
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E.       The  public  sidewalks   in   front  of  all   individual   parcels  comprising 
the  development  shall   be   repaved   in   brick,    and   pedestrian   scale 
lighting,    street  trees  and   trash   receptacles   shall   be   provided.      The 
public   sidewalks  bounding  that  portion  of  Parcel   30  which   is  to 
remain  as  community  gardens  along    Rutland  Street  and  Washington 
Street  shall   also  be  improved   in   the  same  manner  as  the  sidewalks 
surrounding  the  Transitional    Housing   parcel. 

5.  CHARACTER    AND   MATERIALS 

A.  Building   details,    materials  and   scale  of  new  construction   shall 
recognize  and   recall   the  characteristic  style  of  traditional   South   End 
row   houses.      Bays,    bows,    oriels,    cornices,    roofs,    turrets,    entires, 
stoops,    sills,    lintels,    and  other  architectural   elements  that  relate 
the  scale  of  new  construction   to  that  of  existing   buildings  are 
strongly  encouraged.      Windows  especially  give  character  to  a 
building.      The  size,    shape  and  arrangement  of  window  openings  in 
the  development  shall   be  similar  to  those  that  predominate   in   the 
South    End. 

B.  Walls   shall   be  constructed  of  smooth   textured   red   brick  (except  for 
the  2-story  childcare  center)   in   a   standard   size  (2%"x4"x8")  that  is 
similar   in   color  and   texture  to  the  majority  of  adjacent  buildings. 
Lintels,    sills,    exterior  steps  and   railings   shall   be  similar  in 
appearance  to  those  of  traditional   South    End    row   houses.      Windows, 
doors  and  trim   shall   be  dark  colors.      Dark  anodized   aluminum   is   not 
recommended.      Roofs,    mansards  and  gables   shall   be  slate  or  a 
material   similar  in   appearance.      Metal   may  be  considered   if  subdued 
in  color  and  detail.      White  or  shiny  metal   other  than   copper  is 
unacceptable. 

6.  ENVIRONMENTAL   CRITERIA 

A.  The  development  should   be  designed  to  minimize  adverse  impacts  on 
the  surrounding   environment.      Particular  consideration   should   be 
paid   to  minimizing   the  shading  of  public  open   spaces  and   abutting 
residences. 

B.  In   subsequent  phases  of  review,    the  designated   developer  may   be 
required   to   submit  an   environmental    impact  assessment  and   trans- 
portation  access   plan   in   accordance  with    Boston    Redevelopment 
Authority   Development   Review   Procedures. 

7.  EMPLOYMENT 

A.  The  designee  must  observe   legal    requirements  which   relate  to  non- 
discrimination,   equal   employment  opportunity,    contract  compliance, 
and  affirmative  action. 

B.  The  designee  shall   require  the  contractor  and   sub-contractors  to 
comply   with   guidelines   that  the  employee  composition   include  at   least 
50%  Boston    residents,    at   least  25%  minority   persons,    and   at   least 
10%  women.      An   employment  plan   to  that  effect  will    be   required  of 
the  tentative  designee. 
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C.  The  designee   shall    require  tenants   to   use  good   faith   efforts  to 
comply   with   guidelines   that  50%  of  all    permanent  jobs   be   held   by 
Boston    residents. 

D.  The  designee  shall   establish   a  goal   of  awarding   not   less  than   10%  of 
the  general   contractor's   bid   price  for  minority  and   women   business 
participation . 
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6.      DOWNTOWN    PROJECT:      PARK    SQUARE    PARCEL 

URBAN    DESIGN    CONCEPT 

Redevelopment  of  the  Park  Square  parcel   will   complete  the  significant  trans- 
formation  which   has   been   recently  occurring   in   the  Park   Plaza  area.      Directly 
adjacent  to   Boston's  most  venerable  open   spaces   --   the   Boston   Common   and 
Public  Garden;    surrounded   by   its  most  historic   residential   districts   --    Beacon 
Hill,    Back   Bay  and    Bay   Village;    and   within   walking   distance  to   Downtown, 
the  area   languished    under  the   influences  of  incompatible   land   uses,    circulation 
patterns   and    run-down   buildings   until   the  1970's.      It  was  then   that  the  area's 
substantial    locational   advantage   began   to   be   realized   through   the   Park   Plaza 
Urban   Renewal   Plan. 

Since  that  time,   the  State  Transportation  office  building,    Cityplace   retail 
complex   and   the   Four  Seasons   hotel   and   luxury  condominiums   have  been 
completed.      Currently  under  construction   is  the   Heritage-on-the-Garden 
luxury  condominium  project.      The   Park  Square  parcel   is   strategically  placed 
to  both   capitalize  upon  and   add  to  the  remarkable  new  vitality   in  the  area. 

The  design  of  the   Park  Square  development  is   informed   by  the  successful 
formulas  employed   by  adjacent  new  development.      Horizontal,    rather  than 
vertical   density  should   be  emphasized,    with   an  overall   height  limit  of  155'. 
The  building   should   be  built  out  to  surrounding   streets  and  open   spaces   in 
order  to  define  and   give  character  to  the  city's   public  spaces.      Active  ground 
floor   retail   uses   should   provide  animation   at  pedestrian   levels. 

The  cornice  line  at  Park   Plaza  will   be  set  at  90',    with   upper  portions  of  the 
building   stepping   back  to  Stuart  Street  in  order  to  preserve  sunlight  on  the 
pedestrian   plaza.      This  also  provides  a  transition  to  the  57   Hotel   located 
behind   the  development  site. 

The  development  program  of  approximately  half  residential   and   half  commercial 
will   reflect  the  emerging   residential   character  of  the  area  as  well   as  the 
surrounding   historic   residential   and   commercial   districts.      Between    125  and 
150  units  are  envisioned   for  the   site.      The  demand   for  market   rate  housing   in 
the   Park  Square  area   is   indicated   by  the  strong   sales   activity  associated   with 
the   Heritage-on-the-Garden   and    Four  Seasons   projects. 

Office  uses   will    be  permitted   on    lower  floors  to  take  advantage  of  the  demand 
for  space  as  well   as  the  fact  that   residential    views   from   lower  floors  are   not 
as   desirable  as   those  above.      Factors   indicate   potential    strong   demand   for 
office   space  at   Park  Square.      Office  vacancy   rates   in   the  adjacent   Back   Bay 
market  are   lower  than   those  for  the   Financial    District,    and   this  trend   is 
expected   to  continue.      Also,    a   recent  office   industry   survey  conducted   by 
the   BRA    reports  that  eighty-eight  percent  of   Back   Bay  tenants   view  the 
Midtown   area   (including    Park  Square)   as  a   suitable   location   for  their   busi- 
ness;   twenty-five   percent  of   Back   Bay  firms   anticipate  moving   within   the  next 
two  years,    mostly   due  to  expansion   needs. 

The  use  of  brick  and   stone  masonry  materials   and  traditional   facade  design 
and   articulation   will   ensure  that  the   Park  Square  development  fits   into   its 
Boston   context.      Streetscape   improvements   to  surrounding   sidewalks,    brick 
paving,    lighting   and   street  trees   will    insure  that  the  public   realm   is   treated 
in   a   high   quality,    complementary  manner  to  the  pedestrian   spaces   around   the 
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Four  Seasons   and   the  State  Transportation    Building.      Thus,    the   Park  Square 
development  completes   and   the   Park   Plaza   area   in   a   cohesive  and   unifying 
way. 

The  following   schemes   illustrate  three  possible  approaches  to  the  development 
of  the   Park  Square   Parcel.      The   intent   is  only  to   suggest  the  broad    range  of 
alternatives   available   in   achieving   the   urban   design   goals.      In   no  way   should 
prescription  of  any  given   design   be   interpreted.      Rather,    the  development 
teams   are  urged   to  approach   the  design  of  this   site  with   the   utmost  creativity 
that   insures  the  maximum   benefits  for   building    residents,    users   and   the 
general   public  alike. 

Scheme  A    is   based   on   a   pedestrian    link  through   the   building   between    Park 
Plaza   and   Charles   Street.      Residential   and   office   lobbies  occur  off  this    link. 
Parking  access   is  from  Stuart  Street.      The  majority  of  ground  floor  uses   is 
devoted  to  active   retail. 

Scheme   B   proposes  a  vehicular  connection  through   the  building  to  provide  a 
covered   entry  court  similar  to  that  of  the   Four  Seasons.      This   space  must  be 
tall   enough  and   detailed   in   such   a  manner  that  it  creates  an   elegant,    airy 
feeling   rather  than   a  closed-in   tunnel. 

Scheme   C   proposes   a   retail    lined   pedestrian    link   in   the  opposite  direction, 
and   is   based  on   the   Park  Square   Building   on   Arlington   Street.      Residential 
and  office   lobbies  occur  off  this   link  and   have  direct  access  from   the   street. 
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PARCEL    DESCRIPTION 

1.  LOCATION 

The   Park   Square   parcel    is   located   within   the   Park   Plaza   Urban    Renewal 
Area  and    is   bounded    by  Stuart  Street,    Charles   Street,    Park   Plaza, 
Columbus   Avenue,    and   a   35'    wide   right-of-way  to   be  created   adjacent  to 
the  eastern   and   northeastern   facades  of  the  Motor  Mart  Garage. 

2.  PARCEL   AREA 

Total   parcel   area   includes  approximately  37,800  square  feet. 

3.  OWNERSHIP 

Approximately   12,400  square  feet  of   land   within   the   Park  Square  parcel 
is   in   private  ownership.      Approximately   25,400   square  feet  of  land   is 
owned   by  the  City  of  Boston.      This   includes  approximately  4,200  square 
feet  which   will   be  conveyed  to  the  City  by  the  Commonwealth. 

The  designated  developer  shall   privately  assemble  the   Park  Square  parcel 
without  any  direct  public  financial   assistance  for  funding  any  portion  of 
the  development.      The  power  of  eminent  domain,    however,    may   be  exercised 
by  the   BRA   to  acquire  the   site   should   the  designated   developer  be 
unable  to  assemble  the  parcels.      Prior  to  the   use  of  eminent  domain,    the 
developer  will   be  required   to  assume  the   risk  of  all   contingent  liabilities 
associated   with   the  use  of  eminent  domain.      The  developer  will   also  be 
required  to  provide,    in   advance,    such   security  as   is   deemed   sufficient  to 
cover  all   liabilities  associated   with   acquisition,    business  and   utility 
relocation,    and   demolition. 

4.  PARKLAND 

Abutting   the  parcel    is   2,867  square  feet  of  dedicated   park   land   on   which 
the   "Emancipation   Group"    statue  of  Abraham    Lincoln   by   Thomas   Ball    is 
located.      The  parkland   will    remain    in   public  ownership,    and   the   statue 
will   remain   in   its  current  location.      However,    the  developer  will   be 
required   to   improve  this   area   and   maintain   it  over  time. 
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DESIGN/DEVELOPMENT    GUIDELINES 

USES 

A.  A    residential    development  of  approximately   300,000  gross    (F.A.R.) 
square  feet   is   requested. 

B.  Permitted   uses   include   residential,    retail,    office,    entertainment, 
cultural,    childcare  and   parking.      To  create  a   predominately   resi- 
dential  character,    at  a  minimum   the   project  should    include  about 
150   units. 

C.  The  ground   floor  must   be  devoted   primarily  to  active  commercial 
uses   (retail   and   restaurant).      A  grocery  store  is  especially  en- 
couraged,   as  are  uses   which   provide  activity   into  the  evening 
hours. 

D.  A  childcare  center  must  be  provided  consistent  with  the   regulations 
of  the  Office  for  Children   in  the  Commonwealth  of  Massachusetts' 
Executive  Office  of  Human   Services. 

E.  All   parking  must  be   located   below-grade.      A  minimum  of  1    space 
per  dwelling   unit  and   1    space  per  2,000  square  feet  of  office  use 
shall   be  provided. 

HEIGHT   AND   MASSING 

A.  The  development  must  be  not  exceed  a  floor  area   ratio  of  8,    (ex- 
cluding  below-grade  parking)   based  on   a   parcel   area  of  37,800 
square  feet. 

B.  Major  massing  elements  within  the  project  should   reflect  the  pro- 
portions and   dimensions  of  historic  and   characteristic  buildings   in 
the   surrounding   area   such   as   buildings  on    Piano   Row  and   the   Park 
Plaza   Hotel.      The  overall   massing   should   not  suggest  a  monolithic 
structure. 

C.  The  overall   massing   must  clearly  define  the  edges  of  public   pedes- 
trian  spaces,    streets,    and   the   Columbus   Avenue  view  corridor  to 
the   Park  Street  Church   steeple.      Streetwalls   shall    be  provided   at 
the   back-of-sidewalk   line  along   Stuart  Street,    Charles   Street,    Park 
Plaza   and   Columbus   Avenue. 

D.  The  cornice   height  of  streetwalls   along    Park   Plaza  and   Columbus 
Avenue   shall    be  approximately   95'.      Taller   building   elements   must 
be   set  back   100'   from  these   streetwalls   in   order  to  minimize  shading 
of  public  open   space   in    Park   Plaza.      Additional    setbacks   at  a   height 
of  125'   are   strongly  encouraged    in   order  to   create  a   height  transi- 
tion  to  the  57   Park   Plaza    Hotel. 

E.  Maximum   building   height  must  not  exceed   155'.      Although   mechanical 
areas    located   on   the   roof  are   not  within   the   height   limit,    these 
areas   must  be  concealed   from   view   and   be   integrated    into  the 
overall    building   design. 
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F         Corridor  arrangement,    length   of  hallways,    number  of  apartments 

served   by  each  elevator   lobby,    and   accessibility  of  units  from  each 
elevator  core  will   be  carefully   reviewed   for  marketability  to  targeted 
buyers.      Long,    double-loaded  corridors  are  discouraged. 

VEHICULAR   ACCESS   AND   CIRCULATION 

A.  A   35'   wide   right-of-way  will   be  established   adjacent  to  the  eastern 
and   north   eastern  facades  of  the  Motor  Mart  Garage.      This   right- 
of-way  will   be   reserved  for  use  by  pedestrians  and   service  vehicles 
only.      Service  access  to  the   Park  Square   parcel    shall    be   provided 
from  this   right-of-way.      All   maneuvering  of  service  vehicles   must 
be  confined  to  this   right-of-way  and   within   the  development's 
service  area.      No  on-street  maneuvering   into  and  out  of  loading 
docks  will   be  permitted. 

B.  Service  areas  for  the  development  must  be  inconspicuously  located, 
safe,  fully  enclosed  and  must  not  detract  from  views  and  vistas  of 
the  project  from  the  public  open   spaces   in   Park   Plaza. 

C.  Access  to  below-grade  parking   may  be  provided  from  either  Stuart 
Street  or  Charles  Street.      Such   access  must  not  occur  closer  than 
40'   from  the  nearest  street  intersection. 

D.  The   layout  and   design   of  parking    ramps  and    service  areas   should 
minimize  the   length  of  ground   floor  streetwall   dedicated  to  these 
uses. 

E.  The  street  presently  separating  the  Park  Square  development  parcel 
from  the  public  open   space  adjacent  to  the   Four  Season's   Hotel   was 
to  have  been   closed  to  traffic  and   become  an   extension  of  the  open 
space   under   previous   plans  for  the  area.      Pending   the   results  of  a 
traffic   study   by  the   Boston   Traffic  and    Parking    Department  and   the 
Boston    Redevelopment  Authority  this   street  may   still    be   pedestrian- 
ized   in   the  future.      Development  proposals   shall    be  designed    so 
that  this  change   is   not  precluded. 

PUBLIC   OPEN    SPACE,    PEDESTRIAN   WAYS   AND   AMENITIES 

A.  The  overall   treatment  of  public  spaces  within  the  development  and 
pedestrian   ways  and   surrounding   sidewalks   should    relate  to  and 
augment  the   public  open   space  at  the   Four  Seasons   Hotel 
Condominiums   and   the   Heritage-on-the-Garden .      The   level   of  quality 
and   details   set  by  these   projects   should   be  continued   and   extended 
in   order  to   lend   coherence  to  the  public   realm  of  the  entire  area. 

B.  All    public   sidewalks   surrounding   the   new  development  shall    be 
reconstructed   with   brick  and   granite  paving   and   new  granite 
curbing   where   required.      Street  trees,    trash    receptacles  and 
lighting   along   these  sidewalks   must  be   provided.      The  35'   wide 
pedestrian/service  way  shall   be  paved   in   brick  and   granite  and 
shall   be  well-lit. 
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C.       The  design  of  public  ways  and   spaces   should   enhance  user  safety 
and   visibility  from   surrounding   streets.      Adjacent  ground   floor 
streetwalls   must  contain   active  commercial   and   public   uses,    with   the 
amount  of  glass  and   storefronts  maximized.      Restaurants  and  other 
uses   which   provide  activity   into  the  evening   are  especially 
encouraged . 

5.  CHARACTER  AND  MATERIALS 

A.  Exterior  facade  materials  should   respect  the  historic  stone  masonry 
and   brick  character  of  the  surrounding   Back   Bay,    Bay  Village  and 
Piano   Row  areas.      Light  colored   natural   stone  or  brick  with   suffi- 
cient stone  articulation,    detail   of  fenestration   and   architectural 
features   to   provide  a   sense  of  human   scale  and   continuity  with 
Boston's  architectural   heritage  are   required. 

B.  Richly  modeled  facades  with   punched   window  openings   surrounded 
by  masonry,    as  opposed  to  ribbon   windows  or  curtain  walls,    are 
appropriate  for  the  area.      Horizontal   cornice  expressions  and 
vertical   accents   relating  to  traditional   facades  of  surrounding 
historic  buildings  are  strongly  encouraged   in  the  new  facade 
design . 

6.  VIEWS   AND   VISTAS 

A.  Consideration  must  be  given  to  the  development's   role  in  completing 
the  enclosure  of  Park   Plaza's  urban   square.      The  overall   massing 
and  facade  design   should   be  developed   in   a  manner  that  does  not 
visually  overwhelm  this  major  public  open   space. 

B.  Consideration   must  also  be  given  to  the  visual   impact  of  the  new 
development  on   distant  views  from  across  the   Boston   Common   and 
Public  Garden,    as  well   as  from   Bay   Village  streets.      Overall 
massing   which   minimizes  the  development's   visibility  from   Bay 
Village  streets   is   encouraged.      In   addition,    the  project  should 
respect  the   Columbus   Avenue  view  corridor  to  the   Park  Street 
church   steeple.      Facade  design  that  does   not  weigh   heavily  on   the 
surroundings   should   be  developed.      More  traditional    peaked    roofs 
and   upper  floor   step   backs   which   provide  a   sculptural   transition   to 
the  sky  are  encouraged. 

7.  ENVIRONMENTAL    CRITERIA 

A.  The  development  should   be  designed  to  minimize  adverse   impacts  on 
the  surrounding   environment.      Particular  consideration   should   be 
paid  to  minimizing  the  shading  of  public  open   spaces  within   Park 
Plaza,    especially  during   noon   time  hours.      Stepped  or  broken 
building   facades  are  also  preferred  to  solid  or  flat  masses   in  order 
to  deflect  upper   level   winds  from  pedestrian   ways  and   spaces. 

B.  In   subsequent  phases  of  review,    the  designated   developer  will   be 
required  to  submit  an  environmental   impact  assessment  and  trans- 
portation  access   plan   in   accordance  with   Boston    Redevelopment 
Authority   Development   Review   Procedures. 
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8.         EMPLOYMENT 

A.  The  designee  must  observe   legal   requirements  which   relate  to  non- 
discrimination,   equal   employment  opportunity,    contract  compliance, 
and  affirmative  action. 

B.  The  designee  shall   require  the  contractor  and   sub-contractors  to 
comply  with   guidelines  that  the  employee  composition   include  at   least 
50%  Boston   residents,    at  least  25%  minority  persons,    and   at   least 
10%  women.      An   employment  plan  to  that  effect  will   be  required  of 
the  tentative  designee. 

C.  The  designee  shall   require  tenants  to  use  good  faith   efforts  to 
comply  with   guidelines  that  50%  of  all   permanent  jobs   be  held   by 
Boston   residents. 

D.  The  designee  shall   establish   a  goal   of  awarding   not  less  than   10%  of 
the  general   contractor's  bid   price  for  minority  and   women   business 
participation. 
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UBMISSION  REQUIREMENTS 


7.      SUBMISSION    REQUIREMENTS 

This   Request  for   Proposals   (RFP)   solicits   interest  from  developers  and   social 
service  providers   in   participating   in   the  second   parcel   to  parcel    linkage 
project  in   Boston. 

This   project  will    link  the  development  of   Park  Square  to  the  development  of 
a  mixed-income   residential   housing   project  on   sites   bounded   by  Washington 
Street,    Rutland   Street,    West  Concord   Street,    and   Shawmut  Avenue   in   the 
South    End.      The  competition   is  open  to  all   development  entities;    proposals 
that  include  minority  business  enterprises,    non-profit  organizations,    and 
community  development  corporations  as  equity   partners  are  preferred.      The 
team  designated   through   this   RFP  will   be  the  developer  of  the   Park  Square 
site  and  the  South    End   sites. 

The  combined  developments  are  expected  to  generate  between   215-240  housing 
units  of  which  approximately  33  percent  will   be  for  low  or  moderate  income 
households.      On  the  South    End   site,    a  total   of  90  units  should   be  developed. 
Two-thirds  of  the  total   units,    including  36  transitional   units  for  homeless 
women  with  children,    should   be  affordable.      On  the  Park  Square  Site, 
approximately   150,000  square  feet  of  office  and   retail   space,    at  least  125 
residential   units,    and   childcare  services,    parking,    and  open   space  will   be 
provided . 

All   applicants  are  requested  to  submit  ten   copies  of  submission   materials   by 
5  p.m.    on   October  15,    1987  to: 

Stephen   Coyle,    Director 
Boston   Redevelopment  Authority 
One  City   Hall   Square 
Boston,    MA      02201 

All   proposals  will   be  reviewed   by  and   subject  to  the  criteria,    procedures, 
submission   requirements,    and   development  and  design   guidelines  outlined   in 
this  document.      Following   an   initial   review  of  the  submissions,    additional 
information   may  be  requested   from  competing   teams.      All   financial   information 
for  individual   team  members  will   be  held   confidential. 

All   development  teams   submitting   proposals  will   be  invited  to  make  a  formal 
presentation   to  the  Authority   during   the   initial    phase  of  the   selection   pro- 
cess.     After   reviewing   each   proposal,    the  Authority  may,    at   its  discretion, 
select  several   finalists  and   request  them  to  develop  their  proposals  further, 
based  on   second-stage   BRA  terms  and   guidelines. 

Teams  will   be   required   to  make  presentations  to  appropriate  citizen   review 
and   community  advisory  groups  at  any  time  during  the   review   process. 
These  groups   include  the   Park  Square  Citizens  Advisory  Committee  and  the 
"No  Name  Committee"   of  the  South   End  or  any  other   reviews  deemed   necessary 
by  the   Boston    Redevelopment  Authority  or  the  Mayor's  Office  of  Neighborhood 
Services. 
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The  Authority  will   recommend   tentative  designation  of  the  developer  whose 
proposal   best  meets  the  criteria  for  maximizing   the  benefits  of  the  project  to 
the  city.      The  tentatively  designated   proposal   will   be  subject  to  subsequent 
stages  of  BRA  development  review   prior  to  consideration   for  final   designation. 
The  developer  will   be   required   to  submit  to  all   applicable  state  environmental 
review  procedures  as  well   as  environmental   reviews   required   as  part  of  the 
BRA   design   and  development  review   procedures.      Compliance  with   the 
Downtown    Interim   Planning   Overlay   District  and    related   zoning   amendments, 
and   with  the  South   End   zoning  amendments  will   be   required  of  ail   proposals 
for  the   Park  Square  and  South   End   sites,    respectively.      The  Authority 
reserves  the  right  to  reject  any  and  all   proposals. 


Additional   information   regarding   the  program   requirements  may  be  obtained   by 
contacting: 

William  Whitney,    Project  Manager 
Boston   Redevelopment  Authority 
One  City   Hall   Square 
Boston,    MA     02201 
722-4300,    ext.    451 

Ten  copies  of  each   submission   are  required.      One  submission   shall   be  mounted 
on   boards   in   presentation   format.      One  submission   shall   be  a  full   size  dupli- 
cate set  of  architectural   drawings   rolled   in  a   reclosable  tube.      Three  copies 
shall   be  bound  8%"   by   11"   booklets  containing  full   sets  of  reduced   drawings 
and  all   applicable  written   information. 

Applicant   Information 

o     Letter  of   Interest  introducing  the  development  team,    including  the 
developer,    architect,    and  other  consultants. 

o     Documentation  of  the  equity  participation   in  the  project  by  a   Community 
Development  Corporation,    Neighborhood   Development  Corporation, 
Minority   Business    Enterprise,    or  non-profit  Social   Service  Organization. 

o      Relevant  past  experience  of  development  team. 

o     Redeveloper's  State  of  Public   Disclosure,    and   Redeveloper's  Statement  of 
Qualifications  and   Financial    Responsibility. 

o     Statement  of  intention   to  comply  with   the  City's  fair   housing   plan   and   to 
prepare  an   affirmative  market  plan   for  the  Authority's  approval. 

Development   Proposals 

1.        Project  summary  for  each   project,    including  a  description  of  proposed 

uses  and   public  amenities,    proposed  ownership   structure,    and   anticipated 
development  schedule. 
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Design   Submissions 

1 .  A   study  model   for  each   project  at  a   scale  of  one   inch   to  one  hundred 
feet,    prepared   in   sufficient  detail   to  evaluate  the   relationships  of  height, 
mass,    proportion,    color  and   materials  to   surrounding   buildings  and 
spaces.      The  model   will   be  placed   within  the   Boston   Redevelopment 
Authority  downtown  model   for  evaluation. 

2.  Elevations  of  all   facades  for  each   project  within   the  context  of  250  feet 
from  the  project  site.      The  elevations  must  be  in   sufficient  detail   to 
examine  the   relationships  of  proposed   and  existing   storefronts,    window 
openings,    cornice   lines,    and   entrances.      The  scale  of  1/16"   to  T-0"   is 
requested. 

3.  Site  plan(s)   for  each   project  developed   in   sufficient  detail   at  1/16"=T0" 
to  describe  the  character  and   scope  of  the  proposal.      The  plan  must  in- 
clude the  first  floor  plan   and   should   identify   pedestrian   routes  through 
the  complex  as  well   as   pedestrian,    vehicular  and   services  access. 
Landscaping,   ground   plane  materials,    and   amenities   (i.e.,    benches, 
lights)   shall   be  indicated  at  indoor  and  outdoor  public  spaces. 

4.  A   building/site  section  for  each   project  at  1/16"=1'0"   scale  illustrating 
the   relation   in   scale  and  massing   between   the  proposal   and   existing 
buildings   immediately   surrounding   the   project. 

5.  A   partial   section   and/or  elevations  at  1/8"=1'0"   to  show  materials  for 
each   project. 

6.  Eye-level   perspective  views  for  each   project  showing   the  proposals   in 
context  of  the  surrounding  areas. 

7.  Any  additional   plans,    elevations  and   sections  as  may  be   required   to 
understand   the  organization  of  the  buildings   in   each   project. 

8.  Description  of  the  materials  to  be  used   for  exterior  facades  and   public 
spaces  for  each   project. 

Environmental   Analyses   -   Shadow 

1.  Shadow   studies  of  each   development   proposal    shall    be   prepared   and   shall 
include  shadow   impacts  for  both   build   and    no-build   conditions  for  the 
hours   9:00  a.m.,    12:00   noon   and   3:00  p.m.,    conducted   for  the  vernal 
and   autumnal   equinoxes,    winter  and   summer  solstices.      The  shadow 
impact  analyses   shall    be  presented   in   such   a   manner  as  to   show   net  new 
shadows   as  well   as  existing   shadows. 

2.  Shadow  analyses   shall   also  be  conducted   at  10:00  a.m.,    11:00  a.m., 
12:00   noon,    1:00   p.m.,    and   2:00   p.m.    on   October  21    and    November  21, 
and   shall   show  the  incremental   effects  of  the  proposed   massing  on   pro- 
posed or  existing   public  spaces   including  major  pedestrian   areas. 
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Financial   Submission 

1.  Development  and  operating   pro  formas. 

2.  Development  schedule  and  financial   plan. 

3.  Letters  of  interest  from   a  financial    institution  or  source  of  funding   for 
land   acquisition,    construction,    permanent  and/or  end-loan   financing. 

Submission    Fee 

1.        A   submission   fee  of  $7,500   is   required,    drawn   to  the  order  of,    or 
assigned   to  the   Boston    Redevelopment  Authority.      The  Authority   is 
under  no  obligation   to  earn    interest.      $5,000  of  the  fee  will    be   retained 
by  the  Authority  for  processing   the  submission;    the   remaining   $2,500 
will   be  returned  to  unsuccessful   applicants. 
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